
GINNIE MAE

Single-Family Issuer Bootcamp Training

Presented by:

Angel R. Hernandez

Director MBS Policy
Angel.R.Hernandez@hud.gov 



Overview and Objectives

By the end of this presentation, the Issuer will be better able to:

ÅUnderstand the process for Issuer application and approval, MBS issuance, and mortgages 

administration.

ÅUnderstand the participantsô requirements and Issuersô responsibilities in both Ginnie Mae I & II MBS 

Programs. 

Objectives:

Overview:

The training is intended to inform new Issuers and new employees at existing Issuers on Ginnie Mae 

Single-Family Mortgage-Backed Securities (MBS) program and policy foundations.  
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Ginnie Mae in a Nutshell

MBS Guide, Ch. 7, Part 2 

ÅGuarantees investors the payment of principal and interest due on  Mortgage Backed 
Securities (MBS) issued under Ginnie Maeôs program.  The MBS must be backed by  
mortgage loans that are guaranteed or insured by the U.S. Government (FHA, PIH, VA, 
USDA).

What?

ÅTo attract domestic and global capital to the nationôs housing finance markets as well as 
to improve the ability to trade mortgage investments (liquidity), which together:

ÅIncrease the availability of funds for mortgages, and

ÅBenefit first-time homeowners as well as low and moderate income borrowers

Why?

ÅProvides the framework and infrastructure needed by approved entities (Issuers) to 
pool loan and loan packages as collateral for a MBS that will carry the Ginnie Mae 
guaranty.  

ÅIssuers obtain the right to issue MBS carrying Ginnie Maeôs guaranty, by entering into a 
Guaranty Agreement with Ginnie Mae, which requires Issuers to pay a monthly 
guaranty fee and abide by a set of requirements detailed in the Mortgage Backed 
Securities Guide, HUD Handbook  5500.3, REV-1.

How?



Ginnie Mae MBS Basics

Modified Pass Through Securities

Issued by MBS Program Participants

Explicit Government Guaranty

Only for Federally Guaranteed or Insured Loans
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Insuring Agencies

Ginnie Mae does not insure lenders 
against borrower credit risk

Ginnie Mae does not set credit or 
underwriting standards

GSEôs

Ginnie Mae does not purchase loans or 
MBS*

Ginnie Mae does not issue or sell MBS*

Lenders/Servicers

Does not originate loans or provide 
financing for other lenders

Does not service loans, with the 
exception of seized portfolios

Differences From Other Industry Participants
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Ginnie Mae I Pools -

Single -Family



Pool and Loan Package Types 

GINNIE MAE I POOLS ïSINGLE-FAMILY (SF)

Pool Type Features Suffix

Level Payment 

Mortgage

May not contain any buydown (BD) loans. Ginnie Mae I SF pool must have an original 

principal amount of at least $1,000,000. 
X SF

May contain one or more BD loans. X BD* 

Graduated 

Payment Mortgage 

(GPM)

Monthly payments increase annually for the first 5 years. X GP 

Monthly payments increase annually for the first 10 years. X GT

Growing-Equity 

Mortgage (GEM)

Monthly payments increase 4 percent annually over the life of the loans. X GA 

Monthly payments increase annually at a rate acceptable to Federal Housing 

Administration (FHA) or Department of Veterans Affairs (VA), for a number of years 

acceptable to FHA or VA.

X GD

Serial Notes (SN)

Serial Notes (backed by SF, level payment mortgages). SN pools provide for the 

sequential retirement of securities units subject to the amount of principal available each 

month. Each sequentially numbered security unit has a face value of $25,000, except for 

the last unit, which may exceed that amount. 

X SN* 

* Issuers may not pool High Balance Loans in excess of 10% of the original principal balance of each pool or loan 

package.
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MBS Guide, Ch. 1, Part 3 

& Ch. 9, Part 2 (B) 
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Ginnie Mae II Pools -
Custom and 
Multiple Issuer Pool



Issuer Application Process

GINNIE MAE II POOLS ïCUSTOM POOLS (SINGLE-FAMILY)

Pool Type Features Suffix

Level Payment

Level payment custom pool that aggregate original principal balance may not contain 

more than 10.00% buydown loans. Ginnie Mae II custom pool must have an original 

principal amount of at least $1,000,000. 

C SF* 

Level Payment 

Buydown (BD) 

Level payment custom buydown pool that may contain one or more buydown loans. 

The C BD pool type does not need to pool buydown loans exclusively, and may in 

fact commingle both buydown and non-buydown loans.

C BD* 

GPM

Custom GPM pools are backed by a GP pool (GT for C GT), each GPM custom pool, 

other than a pool formed pursuant to a BFP, must have an original principal amount 

of at least $500,000. As of the date of issue, each GPM loan package must have an 

original principal amount of at least $25,000. 

C GP 

C GT

GEM

Custom GEM pools are backed by a GA pool (GD for C GD), each GEM custom 

pool, other than a pool formed pursuant to a BFP, must have an original principal 

amount of at least $500,000. As of the date of issue, each GEM loan package must 

have an original principal amount of at least $25,000. 

C GA 

C GD

ARM

1-Yr, 3-Yr, 5-Yr, 7-Yr, 10-Yr Adjustable Rate Mortgage (ARM) (Constant Maturity 

Treasury (CMT) index).

C AR*, C AT*, 

C AF*, C FT*, 

C AS*, C AX*

1-Yr, 3-Yr, 5-Yr, 7-Yr, 10-Yr (London Interbank Offered Rate (LIBOR) index).

C RL*, C TL*, 

C FL*, C FB*, 

C SL*, C XL*
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* Issuers may pool High Balance Loans in excess of 10% of the original principal balance of each pool or loan package.

MBS Guide, Ch. 1, Part 3 

& Ch. 9, Part 2 (B) 



Issuer Application Process

GINNIE MAE II POOLS ïMULTIPLE ISSUER POOL (SINGLE-FAMILY)

Pool Type Features Suffix

Level Payment

Level payment MIP consisting of loan packages that are not limited to the number of 

buydown loans submitted, except in cases where the poolôs total origination balance of 

buydown loans exceeds the 10.00% threshold. 

M SF or loan package may not contain both buydown loans and High Balance Loans.

Each loan package must have an original principal amount of at least $25,000 and may 

consist of only one loan. 

M SF

Level payment MIP, may pool High Balance Loans in excess of 10% of the original 

principal balance of each pool or loan package. Special requirements that apply for a pool 

or loan package of certain FHASecure and all H4H mortgages. 

(A) Fixed rate loans originated pursuant to FHA Mortgagee Letter 2008-13 to borrowers 

that refinanced after having become delinquent. 

(B) Fixed rate refinance loans to borrowers where the borrower takes out a new 

subordinate lien. 

M FS* 

Each loan package which contains certain high balance loans originated pursuant to the 

Economic Stimulus Act of 2008.
M JM* 

GPM
GPM MIP are backed by a GP pool. M GP 

GPM MIP are backed by a GT pool. M GT

GEM
GEM MIP are backed by a GA pool. M GA

GEM MIP are backed by a GD pool. M GD

ARM

1-Yr, 3-Yr, 5-Yr, 7-Yr, 10-Yr Adjustable Rate Mortgage (ARM) (Constant Maturity Treasury 

(CMT) index) - Each loan package

M AR*, M AQ*, M AT*,

M AF* or M FT*,

M AS*, M AX*

1-Yr, 3-Yr, 5-Yr, 7-Yr, 10-Yr (LIBOR index) - Each loan package

M RL*, M TL*,

M FL* or M FB*,

M SL*, M XL*
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* Issuers may pool High Balance Loans in excess of 10% of the original principal balance of each pool or loan package.

MBS Guide, Ch. 1, Part 3 

& Ch. 9, Part 2 (B) 
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Single -Family Program 
Requirements



MBS Program Requirements

SINGLE-FAMILY

Net Worth Liquidity Institution-Wide Capital

The minimum base net worth 

requirement is $2,500,000 plus 

0.35% (35 basis points) of the 

Issuerôs total Single-Family 

effective outstanding 

obligations, at all times. 

The total effective SF 

outstanding obligation is the 

sum of: a) all SF Ginnie Mae 

securities outstanding, b) 

available commitment authority 

to issue new SF pools, and c) 

total SF pools funded.

SF Issuers are required to have 

and maintain liquid assets defined 

as cash and cash equivalents per 

Financial Accounting Standard 

(FAS)-95 equal to the greater of 

$1,000,000 or 0.10% (10 basis 

points) of the Issuerôs outstanding 

SF MBS.

ÅBanks, Thrifts and Savings and Loan 

Institutions requirements:
o Tier 1 Capital/Total Assets ratio 

of 5% or greater;
o Tier 1 Capital/Risk-Based Assets 

ratio of 6% or greater; and
o Total Capital/Risk-Based Assets 

ratio of 10% or greater.

ÅOther Financial Institutions

All other Issuers that are not covered 

by the requirements of (a) 

immediately above, including but not 

limited to credit unions, must meet 

the following capital requirements:
o Leverage Ratio: Issuers must 

maintain a ñLeverage Ratioò of 

at least 6%. 

MBS Guide, Ch. 3, Part 8
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Ginnie Mae Discretion

MBS Guide, Ch. 7, Part 3
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Ginnie Mae, in its sole 

discretion, may refuse to grant 

Issuer commitment authority if 

Ginnie Mae determines that the 

applicant has failed to meet the 

requirements set forth in this 

Guide, or if Ginnie Mae 

otherwise determines that 

approval would be detrimental 

to the MBS Program.



Ginnie Mae Pooling Requirements for Mortgages 

MBS Guide, Ch. 9, Part 2
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Insurance/Guaranty

Maximum Loan Amount

Date of First Payment

Amortization

Loan Status at Pooling

Limitation against Encumbrances

Prohibition on Pooling of Planned Refinance 
and Certain Premium Loans

Other Requirements

No Defective Mortgages

Fire and Extended Insurance; 
Mortgage Impairment Insurance10

1

2

3

4

5

6

7

8
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Mortgage Requirements - Insurance Guaranty 

& Maximum Loan Amount

MBS Guide, Ch. 9, Part 2
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Mortgages must be, and must remainðinsured or guaranteed by FHA, 

VA, United States Department of Agriculture (USDA) RD, and Public and 

Indian Housing Program (PIH), and must at all times comply with 

requirements for obtaining and maintaining such insurance or guaranty.

Insurance/Guaranty1

Ginnie Mae does not have any restrictions on óMaximum Loan Amount.ô 

The loan can be delivered, as long as it is insured or guaranteed and

meets the pool level parameters. (see Ch. 9) For Single-Family Multiple 

Issuer Pool (MIP), loans that exceed maximum loan amount cannot 

comprise more than 10% of loan package by Remaining Principle 

Balance (RPB) (See Slide #26 for more information regarding to High 

Balance Loans). 

Maximum Loan Amount2



Mortgage Requirements - Date of First Payment

MBS Guide, Ch. 9, Part 2
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Å For mortgages backing SF, FS, BD, GPM, GEM, ARM and SN pools, 

there is no restriction as to the first payment date, provided the loans 

meet the maturity requirement.

Å For mortgages backing MH pools, the date of the first scheduled 

monthly payment of principal and interest must be no more than 48 

months before the issuance date of the securities. 

Å For multifamily loans, the date for the first scheduled monthly payment 

of principal and interest must be no more than 24 months before the 

issue date of the securities, except in the case of LM loans.

Date of First Payment3



Mortgage Requirements - Amortization and 

Loan Status at Pooling 

MBS Guide, Ch. 9, Part 2

15

Å For the following pool types, each mortgage must commence amortization no 

later than the month immediately following the month in which the issue date 

of the securities occurs: SF, FS, BD, AQ, AR, AT, AF, AS, AX, FT, RL, QL, TL, 

FL,FB, SL, XL,GP, GT, GA, GD, and SN.

Å Each MH loan must commence amortization no later than the issue date.

Amortization4

Å No more than one monthly payment on the pooled mortgages can be due and 

unpaid. 

Å For Manufactured Home (MH) Loans, no loan may be more than 15 days 

delinquent.

Å Each Project Loan and Construction Loan must be current, as of the issuance 

date of the related securities. 

Å Modified loans that have successfully completed the modification process per 

insuring agenciesô requirements, and have been permanently modified may be 

re-pooled. In order to be eligible for re-pooling, a permanently modified loan 

must be current as of the issuance date of the related security.

Loan Status 5



Mortgage Requirements - Limitations 

Against Encumbrances 

MBS Guide, Ch. 9, Part 2
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Å The pooled mortgages must not be subject to any security interest or 

encumbrance arising from any previous or future assignment, pledge, 

hypothecation or transfer of the Issuer's right, title, and interest in and to the 

mortgages. 

Å The Issuer must provide the document custodian with releases by the interim 

Lenders of all security interests in mortgages included in a specific pool or 

loan package. In addition, the Issuer must certify that these releases 

encompass all mortgages in the pool or loan package. If there are no 

security interests, the Issuer must certify that fact on Form HUD 11711-B. 

Å Post issuance, the Issuer may pledge its servicing income or servicing rights 

in pooled mortgages, subject to restrictions listed in the MBS Guide, Ch. 21, 

Part 5.

Limitations Against Encumbrances6



Mortgage Requirements - Prohibition on Pooling of 

Planned Refinances and Certain Premium Loans

MBS Guide, Ch. 9, Part 2
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Å A planned refinance loan is a premium loan that the Lender and borrower have agreed to refinance 

at a later date and at an interest rate that is lower than the current rate on the loan.

Å A premium loan, is a pooled mortgage on a one- to four-family dwelling that is originated or 

refinanced with an interest rate at least 1.5 percentage points (150 basis points) higher than the 

interest rate on new Ginnie Mae securities valued closest to par on the date the interest rate on the 

mortgage was established.

a) For any premium loan, the Issuerôs expected proceeds above par value from the sale of 

securities collateralized by premium loans must be reasonably related to the closing costs 

customarily paid by borrowers in the geographic area in which the loan is closed. In identifying 

the Issuerôs excess proceeds, Ginnie Mae will not include any gain or loss attributable to a 

change in mortgage market interest rates that occurred between the date on which the interest 

rate on the mortgage was established and the distribution date of the related securities. 

b) A premium loan that is not subject to a planned refinance agreement, as defined above, but 

is the result of a refinance of a prior premium loan cannot be pooled, except as provided in 

(c) below, if the Issuer, originator, or any interim party solicited the borrower to initiate the 

refinance. 

c) If a premium loan is refinanced by a second premium loan, the second premium loan may be 

pooled only if the interest rate on the second loan is lower than the interest rate on the 

prior loan by at least the basis point decline in mortgage market interest rates, offset to the 

extent of any closing costs to be paid out of the proceeds of the sale of the related securities, 

between the date on which the prior mortgage interest rate was established and the date on 

which the current mortgage interest rate was established.

Prohibition on Pooling of Planned Refinance and Certain Premium Loans7



Mortgage Requirements - Defective Mortgages, Fire and 

Extended Insurance, Mortgage Impairment Insurance
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Å A mortgage that cannot be insured or guaranteed by 

FHA/VA/RD/PIH or where the insurance or guaranty has been 

withdrawn.

Å Does not comply with the terms and requirements of the securities.

No Defective Mortgages8

Å Each Pooled mortgage, the Issuer must have in its possession a 

valid, standard policy of insurance for fire and extended coverage or 

comparable insurance coverage.

Fire and Mortgage Impairment 9

MBS Guide, Ch. 9, Part 2 

& Ch. 14, Part 9



Mortgage Requirements - Other
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Å Mortgages must meet any other requirements prescribed by Ginnie Mae 

in its Commitment to Guarantee MBS, Form HUD 11704, including the 

right to require unusual hazard coverage such as insurance against flood, 

earthquake, and other catastrophes.

Other Mortgage Requirements10

MBS Guide, Ch. 9, Part 2



Mortgage Package Requirements 

MBS Guide, Ch. 9, Part 3

Ginnie Mae I
Ginnie Mae II

Custom Pools Multiple Issuer Pools

Number of 

Issuers per 

Pool

Originated and administered by a 

single Issuer.

Originated and administered 

by a single Issuer.

A single pool which one or 

more Issuers participate.

First Payment 

Date

45 days from the issuance date. 50 days from the issuance date.

Remittance 

Date

The 15th day of the month. The 20th day of the month.

Number of 

Loans

At least 3 loans for each SF, BD, 

GPM, and GEM.

At least 8 loans for each SN and 

MH pool; no loan may represent 

more than 20 percent of the 

original amount of an MH or SN 

pool. 

At least 3 loans for each SF, 

ARM, GPM, and GEM MBS 

pool.

At least 8 loans for each MH 

pool.

Each SF, FS, JM, ARM, 

GPM or GEM loan 

package must include at 

least 1 loan (with minimum 

loan amount of $25,000).

20
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Mortgage Package Requirements 

MBS Guide, Ch. 9, Part 3

Ginnie Mae I
Ginnie Mae II

Custom Pools Multiple Issuer Pools
Loan Servicing Spread 

(LSS)

The Servicing Spread is the amount of interest income retained by the Servicer from 

each Mortgage as compensation for Servicing that Mortgage, and is the amount by which 

the Note Rate exceeds the Accounting Net Yield applicable to that Mortgage.

Effective March 1, 2020, Ginnie Mae will require all Issuers to have and maintain at all times 

a Portfolio Servicing Spread of at least 25 basis points.

Note: Additional information about LSS will be discussed later in Slide #48.

Mortgages Registered 

with Mortgage 

Electronic Registration 

Systems (MERS)

Upon issuance of a Ginnie Mae MBS, an Issuer must register Ginnie Mae as ñInvestor,ò and 

must enter the pool or loan package number on the MERS system.

Escrow Accounts Funds required to be placed in escrow accounts must be deposited in the appropriate 

servicer's escrow custodial account established for the pool or loan package of which the 

loan is a part. 

High Balance Loans Å X SF: Aggregate amount of the issue date Unpaid Principal Balance (UPB) of the High 

Balance Loans cannot exceed 10% of the original principal balance of the pool or loan 

package.

Å M SF: M SF Aggregate amount of the issue date UPB of the High Balance Loans 

cannot exceed 10% of the original principal balance of the pool or loan package. M SF 

pools and loan packages cannot contain both High Balance Loans and buydown loans. 

Å No Limit for other Pool Types (i.e., M JM, M FS, All ARMs, X BD, X SN, C SF, C BD).



Administration Requirements

MBS Guide, Ch. 14, Part 9

IRS REPORTING

Each Issuer is fully responsible for providing all Internal Revenue Service (IRS) reports to 

Investors and to the IRS. To this end, Issuers must be familiar with and follow IRS fixed 

investment trust rules and the applicable rules regarding reporting of interest paid to 

security holders.

22



Pooling Submission

MBS Guide, Ch. 10 

The documents are required to be submitted to the Pool Processing Agent (PPA) for 

approval for all Ginnie Mae pools and loan packages. 

Å Master Agreements 

o Master Servicing Agreement (Form HUD 11707) 

o Master Agreement for Servicerôs Principal and Interest Custodial Account (Form 

HUD 11709) 

o Master Agreement for Servicerôs Escrow Custodial Account (Form HUD 11720) 

o Master Custodial Agreement (Form HUD 11715)

Å Schedule of Subscribers (Form HUD 11705) ïApp III-06 for Instructions

Å Schedule of Pooled Mortgages (Form HUD 11706) ïApp III-07 for Instructions

FORM HUD 11705 AND 11706 AGREEMENTS 
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https://www.ginniemae.gov/issuers/program_guidelines/FormsLibrary/HUD-11705.pdf
https://www.ginniemae.gov/issuers/program_guidelines/AppendicesLibrary/Appendix_III-06.pdf
https://www.ginniemae.gov/issuers/program_guidelines/FormsLibrary/HUD-11706.pdf
https://www.ginniemae.gov/issuers/program_guidelines/AppendicesLibrary/Appendix_III-07.pdf
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Appendix III -07

HUD Form 11706
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Schedule of Pooled Mortgages - Form HUD 11706 (P. 1 of 4) 
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Schedule of Pooled Mortgages Example (Form HUD 11706)
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Schedule of Pooled Mortgages - Form HUD 11706 (P. 2 of 4) 


